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January 24, 2020

Mr. Randy Kabakoff
HARE Associates
185 Asylum Street
Hartford, Connecticut 06103-3460

Re: Shared Parking Study
Elmwood Plaza, 1128 New Britain Avenue
West Hartford, Connecticut

Dear Mr. Kabakoff:

This letter will serve to document our analysis of existing and proposed parking supply, shared
parking, and expected parking demand for the mixed-use development at 1128 New Britain
Avenue in West Hartford. This mixed-use space is proposed to share parking between its
complementary land uses that generate parking demand during various times of the day and week.
As a result, our analysis concludes that a total of 234 parking spaces is sufficient to accommodate
the shared parking demand, 27 fewer than the current requirement.

The existing 1128 New Britain Avenue site contains 45,707 square feet of retail, service, restaurant,
office, and some vacant space. The proposed modification to the development involves the
activation of 1,701 square feet currently vacant space on the west side of the development as well as
the opening of Zaytoon’s restaurant on the eastern portion of the development in the former space
occupied by Chalkboard, an education supply store.

In accordance with the Special Development District (SDD) plan approved by Town Council in
2012, a total of 261 parking spaces are currently required on site.

Existing Conditions

Today, the mixed-use development consists of 28,162 square feet of retail and service space, 6,977
square feet of casual restaurant space, 7,368 square feet of office space, and 1,701 square feet of
vacant space. An additional existing 1,499 square feet of garage and mechanical space will also be
counted toward the retail and service total for simplicity.

General parking regulations for the Town of West Hartford are found in Section 177-32 of the
Town Zoning Regulations. As specified in this section, retail and service land uses require one
parking space per 150 square feet of gross floor area, restaurants require one parking space per
three seats within the restaurant, and office space requires one parking space per 250 square feet of
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gross floor area. Based on this information, the number of parking spaces required by the Town for
the current land uses would be 286, as shown in Table 1 below.

Table 1: Existing Elmwood Plaza Parking Required by Zoning Regulations

Land Uses Size Unit Rate
Total Required

Spaces
Retail & Service Space 29,661 SF 1 spaces / 150 SF 198

Restaurant (Casual Dining) 172 Seats 1 space / 3 seats 58
Office Space 7,368 SF 1 space / 250 SF 30

Total 286

Proposed Conditions

HARE Associates proposes to activate 1,701 square feet of currently vacant space, which will be
converted retail and service space, and reassign 4,109 square feet of existing retail and service space
to a casual restaurant space proposed to contain 80 seats. Based on the change in land use and the
aforementioned parking rates, the parking requirement for this development will increase by ten
parking spaces, totaling 296 parking spaces, as shown in Table 2 below.

Table 2: Proposed Elmwood Plaza Parking Required by Zoning Regulations

Land Uses Size Unit Rate
Total Required

Spaces
Retail & Service Space 27,253 SF 1 spaces / 150 SF 182

Restaurant (Casual Dining) 252 Seats 1 space / 3 seats 84
Office Space 7,368 SF 1 space / 250 SF 30

Total 296

Shared Parking

A fundamental tenet of urban mixed-use development is that the included uses contribute to
possible activity around the clock. This activity is typically achieved by putting a critical mass of
office uses in close proximity to a variety of commercial, recreational, or other productive uses.
Thus, daily life in a place is cyclical, with different hours of each day producing a certain dynamic
concentration of activity from each use. This observation lies at the heart of modern transportation
system analysis, including that pertaining to parking supply and demand.
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While the West Hartford zoning requirements would indicate that 296 parking spaces would be
required to accommodate the conversion to restaurant space for Zaytoon’s and the activation of
the vacant space within the building, the theory of shared parking indicates that not all of the
spaces will be demanded at the same time. For a land use with a combination of office and
retail/restaurant space, it is expected that some spaces may be shared between the uses.

Table 3 totals the results of the shared parking demand for the proposed land uses on a typical
Saturday in December. Parking occupancy rates were based on the City of Hartford Zoning
Regulation Figure 7.2-C – Parking Time Periods per Use. The time rates were applied based on the
reported busiest times of use for the site, and reported in Table 3 below.

Table 3 – Shared Parking Calculations for Elmwood Plaza

As illustrated in Table 3 above, the combined shared parking demand for the proposed uses on the
1128 New Britain Avenue site is 234 spaces. Peak demand is expected to occur in the midday
timeframe when the retail uses are experiencing peak demand and the restaurants are also open.
The peak shared demand of 234 spaces is significantly lower than the combined parking
requirements per Zoning Regulations for each individual land use which would yield the need for
296 spaces.

Use

Size

Rate

Spaces 296

Time % Space % Space % Space Subtotal

12:00AM - 7:00AM 5% 9 70% 59 5% 2 69
7:00AM - 6:00PM 100% 182 60% 50 5% 2 234
6:00PM - 12:00AM 60% 109 100% 84 5% 2 195

234

Retail & Personal
Service Space

Restaurant (Casual
Dining) Space Office Space

Shared
Demand

27,253 square feet
11,086 square feet

252 seats 7,368 square feet

1 space / 150 sf 1 space per 3 seats 1 space / 250 sf

182 84 30
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Parking Occupancy Count

In order to demonstrate the shared parking that exists on this site, parking utilization counts were
taken on Saturday, December 7, 2019. The intention of the selection of this date was to capture the
most intense parking use, on a Saturday in December.

These counts provided the basis for hourly demand for the retail, service, restaurant and office land
uses on this site, which can then be applied to the base parking supply for each proposed land use.
The Elmwood Plaza parking lot has a capacity of 261 parking spaces; however the lot was never
more than two thirds full, as shown in Table 4 below.

Table 4 – Observed Parking Demand

Time
Elmwood Plaza

Occupied
Spaces

Vacant
Spaces

Percent
Occupied

12:00 PM 118 143 45%
2:00 PM 155 106 60%
4:00 PM 107 154 41%
6:00 PM 135 126 52%
8:00 PM 131 130 50%

Upon investigation, parking demand for the existing land uses was determined to be approximately
155 vehicular parking spaces at the peak period, 2:00 p.m. Peak demand is primarily driven by the
retail land uses, which experiences their heaviest demand during the early afternoon hours of a
Saturday.

Conclusion

The proposed parking configuration for the Elmwood Plaza site includes a total of 261 marked
spaces for retail, service, restaurant, and office use. Upon investigation of the site, it was concluded
that the peak demands for the existing land uses occur at different times of day, and, therefore, a
number of spaces may be shared.

The activation of 1,701 square feet of retail and service space, and the conversion of 4,109 square
feet of retail and service space to 80 restaurant seats yields a need for an additional ten parking
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spaces per Town of West Harford Zoning Regulations. The shared parking analysis shows a
maximum demand of 234 parking spaces in the midday hours when the restaurant and retail spaces
are simultaneously in demand. According to this analysis, approximately 27 parking spaces are
expected to remain vacant during periods of peak use.

In order to further assess the reasonability of this analysis, a check was performed with the Institute
of Transportation Engineers (ITE) Parking Generation Manual, 5th Edition. Land Use Code (LUC) 820
– Shopping Center describes an integrated group of commercial establishments that is planned,
developed, owned, and managed as a unit. These shopping centers include office space, restaurants,
banks, etc. and generate parking demand at a rate of 4.58 spaces per 1,000 square feet of gross
leasable area. Note that for simplicity the total 45,707 square foot calculation includes some space
that is not leasable, thus may be overly conservative. This estimation of peak December Saturday
parking generation equals 209 total spaces, 25 fewer than the shared parking analysis, and 52 fewer
than the number provided on site.

During the parking counts, it was observed that the eastern portion of the parking lot near
Beachland Tavern and the southern portion of the parking lot along New Britain Avenue remained
essentially fully occupied throughout the day. However, the western portion of the parking lot
experienced dozens, and at times more than 100, vacant spaces, also throughout the day.
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Based on the foregoing analysis, it is the professional opinion of Fuss & O'Neill that the proposed
parking supply for Elmwood Plaza at 1128 New Britain Avenue is sufficient to meet the
requirements of the proposed development.

Additionally, it is recommended that the development be permitted as 45,707 square feet of mixed
use shopping center, so as not to require approval for conversion from retail and service space to
restaurant space in the future.

Sincerely,

Katherine Patch, EIT Matthew W. Skelly, PE, PTOE
Transportation Engineer Project Manager

Enclosures:

ITE Parking generation rates
LUC description
cc:






